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relevant to the sub-region are clearly distinct from 
issues relevant to the locality, and the practitioner's 
understanding of design theory is sometimes 
applied eloquently and efficiently to provide the 
relevant degrees of freedom and control at each 
level, while also specifying clearly why such matters 
are of concern to (public) policy. The strategic side 
of the whole review process is also well understood, 
as goals are translated into city- wide objectives, and 
these objectives become manifest in design policies, 
while design policies become area-specific guidance 
or standards. Each level then illustrates how it links 
back to the former, while also being informed by 
principles of urban design and the results of 
appraisals carried out in relevant areas to determine 
what are the key issues at any particular scale or in 
any particular locality. 
A final point of interest is the very sophisticated 
mechanisms adopted, especially in Portland, San 
Francisco and Seattle, where design review is taken 
seriously, and where political support has remained 
more or less intact over 20 years. In these cities it is 
understood that the physical structure and character 
of the built environment has economic, social and 
environmental ramifications, while policies and 
guidelines must relate to city-wide and neighbour- 
hood circumstances. Design review is not automa- 
tically seen as an unnecessary infringement of the 
state on individual rights to develop, while concern 
for efficiency, fairness and effectiveness is taken 
seriously. 
The author is clearly impressed with what he has 
found, although the book is also critical and 
pragmatic. It is also easy to read as a whole or in 
its parts, with a useful introduction to planning 
systems in the USA, and a concluding chapter that 
makes clear the links between the discussion about 
the five case studies and wider international practice. 
In the end, Design Guidelines in American Cities is 
reminiscent of Barnett's Urban Design as Public 
Policy (1974), a book that explains how the planning 
process in New York is used to shape the city's 
urban environment. Punter's book, however, goes 
further than Barnett's text. It brings us up-to-date 
on how more strategic and contemporary issues 
such as environmental sustainability are being dealt 
with, how public involvement is encouraged, and 
interestingly, how in certain places a more urbanist 
agenda is being promoted to retrofit suburban areas. 
In the cities discussed, there is certainly a vibrant 
debate occurring about the future nature of urban 
life and urban form, although they represent only a 
small sample from the 40 000 local governments that 
administer zoning in the USA. It is clear that, at 
their best, US cities can teach us much about 
practices that can help us guide the form of urban 
development, and this book makes a good contribu- 
tion to furthering that understanding. 
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Who Owns America? Social Conflict over 
Property Rights, Harvey M. Jacobs (ed.), 
Madison, The University of Wisconsin Press, 
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'Who owns America?' grabs the attention as the title 
of a book, but is, I thought, a silly question. And the 
answer offered, 'We all own America' (27), would 
seem to be glib. Yet both question and answer are 
based on convincing arguments rationally devel- 
oped. Jacobs emphasises the basic question: 'A 
courthouse record shows that I am the owner of 
record of a parcel of land. What if, while owning my 
land, I sold the mineral rights to a multinational 
mining corporation, sold the right to harvest old- 
growth timber to a paper company, donated the 
development rights to a local land conservation 
organization, and leased the access right for the fall 
hunting season to a local hunting club?' (245-46). 
The next stage in the argument is the recognition 
that the ways in which the rights in land can be 
divided are extremely numerous and can vary from 
culture to culture. It further argues that property 
rights are meaningless if they cannot be enforced: 
and that is a task for society. In other words, 
'Property is a social process' (5); or 'It is essential to 
understand that things and circumstances are not 
protected because they are property. Rather, those 
things and circumstances that are protected become, 
by virtue of that protection, property. What I own 
depends on what you agree that I own, not what I 
assert that I own' (25). 
That is the conceptual framework for Who Owns 
America?, which is a product of the Land Tenure 
Center of the University of Wisconsin, Madison. 
The contents might surprise some European 
readers. The attitude 'It's my land and I can do 
what I like with it' is much less prevalent in Europe 
than in the USA, nor do we have the pseudo- 
academic justification for this attitude which is to be 
found in the 'property rights movement'. Members 
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of this movement claim that 'freehold property is 
inextricably linked to the existence of a modern 
democratic state and that actions that increase the 
power of the state over the individual decrease the 
institution of democracy' (31). Moreover, the 
followers sometimes refer to it euphemistically as 
'the wise use movement', and argue that a private 
market in property rights can be used for realising 
(some parts of) environmental policy. 
Chapters 1 (Bromley), 3 (Last) and 9 (Salamon) 
investigate how those ideas became so strong in 
America, and explain it partly in terms of the 
history of the United States. John Locke, writing at 
the end of the seventeenth century, propounded the 
idea that land was the essential instrument whereby 
liberty was to be attained. This idea he developed in 
Europe, envisioning 'a helpless and overburdened 
individual cowering before the predations of a 
scavenger state' (24). That was the experience of 
many of the first settlers in America also. Thomas 
Jefferson thought that the chief function of govern- 
ment was to protect and preserve property (50, 161), 
and this developed into the belief that 'ownership of 
land is better for society and is a citizen's right' 
(161). This had led to the very strong idea that 
property rights are 'dyadic', the individual versus 
government (25), whereby the issues are discussed 
almost exclusively in terms of public versus private. 
That the American Indians had very different 
ideas about property rights (coupled with very well 
structured practices) interested the first white 
Americans not at all. Only recently have they been 
investigated. Chapter 11, by Trosper, gives a 
fascinating account of how some American Indians 
handle the rights to fishing in such a way that the 
environmental problems associated with the 
'common-pool dilemma' are satisfactorily solved 
(the solution is: all surplus production must be 
shared!). Other chapters on (white) American 
practices of the last two hundred years show that 
the way property rights are now regulated usually 
exacerbate such environmental problems (e.g. 
Chapter 12 by Gaventa on the political economy 
of Appalachia and the South-East). 
My one criticism of this book is that it ignores the 
European experience with property rights since the 
first settlers of America reacted so radically against 
feudal malpractices in some countries of Europe. 
There was a reaction in Western Eruope also, which 
led to the Napoleonic Code. This establishes what 
Bromley (25) calls the triadic view of property 
rights: namely, that property rights have been 
created by government in order to regulate transac- 
tions between legal persons. Most governments of 
Western Europe base the creation and enforcement 
of property rights on this principle. It means that 
property rights can be discussed and changed 
without invoking ideological issues of the govern- 
ment versus the state. 
There are not many books on the significance of 
property rights for urban issues, spatial planning 
and environmental policy. Who Owns America? 
describes and analyses the situation in that 
country. It takes a particular stance and works this 
out well. It can be read with advantage. 
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Metropolitan Planning in Britain: A Com- 
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The UK metropolitan region is undergoing funda- 
mental change. The Labour Party's victory in the 
1997 general election has unleashed a range of long- 
anticipated constitutional reforms. An on-going 
process of 'modernisation', devolution in UK 
governmental and policy processes, a strong 
interest in the regional question, and further 
European integration are important contexts to the 
metropolitan debate. 
Metropolitan Planning in Britain is a particularly 
timely book that can assist in our understanding of 
the rapidly changing nature of the policy-making 
parameters within UK planning and politics. The 
subject matter raises many questions, not only in 
relation to the future of regions and cities, but also 
about the nation state, the national remit over and 
within regional policy-making and government, and 
the tensions inherent within the nation state and 
devolved forms of governance. With the prospect of 
further changes in the future caused, inter alia, by 
directly elected mayors and leaders by the next 
parliament and regional assemblies, the unfreezing 
of the locale is occurring after an ideological 
offensive lasting 18 years which sought to limit the 
autonomy of elected sub-central government, parti- 
cularly at the metropoitan level. Given the political 
and institutional context currently undergoing 
transition in the UK, this book provides not only 
a study of previous and existing forms of metropo- 
litan planning but also a context for the future 
search for metropolitan governance. A key debate 
that academics and policy analysts need to consider 
at present is about whether a capacity for such 
goverance can be created and, indeed, sustained. 
